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Section I.  SUMMARY 

I.A. INTRODUCTION 

In effort to continue to strengthen and diversify the local economy, Island County continues to invest 

in public services and facilities, such as new roadways, solid waste management, parks, and 

emergency response systems.  

The Whidbey Airpark Access Project is a proposed new County roadway that will provide direct 

access between State Route (SR) 525 and the Whidbey Airpark through the only light industrial area 

within south Whidbey Island. The area to be served by the Airpark Access project represents 30% of 

the properties available for industrial use within Island County as a whole.  

Recent restrictions imposed by the Washington 

State Department of Transportation (WSDOT) 

limit access to SR 525 via Crawford Road 

(existing private roadway).  New public access 

will mitigate this constraint and provide safe 

and efficient accessibility to the airport, and 

current and future businesses and residents 

within this area.  

This project has been on the Island County 

six-year Transportation Improvement Plan for 

many years but has not yet received 

commitments from outside funds.  At this 

time, the business community, and local 

property owners along with the Crawford 

Road Association are working together with 

county staff to determine how to move this 

project forward. 

The Whidbey Airpark Access Project: 

Economic and Infrastructure Funding Options 

Study is being conducted with the following 

Study Goal: 

To conduct an economic development study 

of the Whidbey Airpark Area, with a goal of developing local agency/developer/community 

partnership opportunities and identifying funding opportunities for the roadway elements.  
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I.B. AT-A-GLANCE SUMMARY 

Background  

As part of the Washington Stateôs Growth Management Act (adopted in 1990), existing properties in 

Island County where light industrial businesses operated were redistributed to support planned 

development.  At that time, Whidbey Airport, formerly known as Porter Airfield, was already in 

existence and accessible via a private road (Crawford Road) from SR 525.  In order to preserve pre-

existing uses, all light industrial activities on south Whidbey were designated to occur within the 

Whidbey Airpark areaôs ñAirportò (AP) zone. The Airport zone district includes currently 

approximately 9 businesses and 117 acres of vacant or part -vacant industrial land area.  

Existing Uses within Project Benefit Area  

In addition to the Whidbey Airpark (privately owned public use airport), there are nine existing 

businesses with approximately 90 full time employees (FTEs) operating within the AP zone (as of 

June 2019). In addition, there is one church and approximately 42 dwellings which are mostly 

located on adjacent ñRuralò zoned land served by Crawford Road.  

Potential Uses  within Project Benefit Area  

The market findings contained in Section II of this report indicate that there are significant regional 

growth opportunities that will enable existing businesses to expand or locate in south Whidbey 

Island.  Given the fact that the Airpark Access Project will provide public access to the only primary 

light industrial area in south Whidbey Island, the recommended targeted industries for the 

Airpark area include: 

ƴ Airpark housing and additional hangars 

ƴ Small high tech manufacturing, software and internet publishing businesses that can 

take advantage of the BiG GiG high speed fiber network provided by Whidbey Telecom  

ƴ Advanced manufacturing and specialty trade contractors (small regional specialty supply 

chain businesses) 

ƴ Cannabis, hemp and specialty foods processing  

ƴ Local temperature controlled warehousing   

ƴ Artisan and maker spaces (with retail/wholesale functions) 

ƴ Food service/entertainment/event space (indoor and outdoor functions) 

While the AP zoning also permits ñsingle family dwellingsò it is recommended that the County 

consider a zoning amendment that also allows ancillary workforce housing (in conjunction with 

commercial/industrial developments) for long-term occupants (e.g., covenants that require owner 

occupants or a minimum of 3-month rentals). 
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Over the next 20 years, the mid-point of the recommended market-supportable net new 

development program within the AP zone includes:  

ƴ 119,000+ SF of light industrial (gross floor area), mostly as smaller flex buildings with 

sub-dividable 4,000 to 12,000 SF spaces 

ƴ 8,000+ SF of food service/commercial kitchen floor area (2 to 3 establishments), plus 

additional space for outdoor events 

ƴ Up to 30 dwelling units (e.g., ancillary workforce housing cottages or upper-level flats as 

part of live/work commercial buildings) 

ƴ Opportunities for nursery and green house operations (may require fenced land area) 

ƴ Modest expansion in airpark housing, hangars and fixed base operations (e.g., expanded 

flight training, fuel service, event space, etc.)  

Market ing  Strategy  

The Airpark Access Project will provide primary public access to SR 525 and the only public use 

airport in south Island County.  The roadway and airport together will provide safe and efficient 

emergency response access on south Island County.  The new access road will connect SR 525 with a 

planned regional park (being developed by South Whidbey Parks and Recreation District) and 

provide public access for existing and future businesses within the AP light industrial zone and 

provide safe access for residents, church establishment and visitors.  

To help retain and attract businesses, the roadway right-of-way (ROW) easement will accommodate 

Whidbey Telecomôs BiG GiG fiber optic network with potential for 10 gig uploads/download speeds.  

The market strategy envisions re-branding the AP area as the ñPorter Districtò and as a high 

tech eco-industrial  business center in a natural setting.  The Porter District will become a 

preferred location for light industrial and commercial businesses that provide a mix of service and 

living-wage jobs with opportunities to live/work within the same location.  

Airpark Access Road Improvements, Cost and Funding Options  

The capital cost of constructing the new roadway (between SR 525 and Lake Leo Way) is 

currently  estimated by Island County Public Works to be $3.7 million, excluding right -of-way 

(ROW) and extraordinary contingencies (2019 dollars). ROW is largely expected to be dedicated 

to Island County by adjacent property owners, such as South Whidbey Parks and Recreation District.  

Island County has already committed $1 million to design/permitting and construction.  This funding 

is expected to leverage state grants or loans that equate to $1.7 million to complete the initial phase 

of between SR 525 and Crawford Road.  Additional funding of $1 million could potentially be 

derived from state grants, developer contributions and through formation of a County Road 

Improvement District (RID) or other local funding mechanisms identified in this report.  

Project design is scheduled to occur in 2019-2022.  ROW and construction easement acquisition 

is planned for 2020-2022, with construction scheduled for 2022-2023.  

Additional infrastructure costs associated with water, telecommunications, power, etc. will be borne 

by utility providers and/or private developers.  



South Island County  Whidbey Airpark Access Project  

August 2019   Page 4 

 

 

Economic and Fiscal Impact Assessment  

Based on current zoning and market findings, within 20 years of project completion the Airpark 

Access Project offers the opportunity for: 

ƴ 100+ net new direct jobs within the study areaðwith a total economic multiplier impact 

including indirect and induced effects of 135 total jobs county-wide.  

ƴ 30 new ancillary workforce housing unitsðplus opportunities for airpark housing and 

additional rural residential housing on adjacent lands. 

ƴ $31 million in net new construction investmentðincluding $4 million in public infrastructure 

improvements and $27 million in private construction (e.g., site/building improvements) 

within the AP zone.  

ƴ $800,000 in annual state and local annual tax revenue after year 20ðfrom REET, property 

and sales tax revenues.  

ƴ $1.8 million in annual federal tax revenues after year 20ðfrom business and personal taxes. 

In addition, SR 525 access management and intersection improvements are expected to improve 

vehicular safety at this high accident location near Crawford Road.  According to WSDOT, the SR 

525 segment between milepost 13.45 and 13.61 has recorded 28 separate accidents involving 51 

motor vehicles, resulting in 18 injuries and 1 fatality over the past 9 ½ years. The economic cost of 

these losses exceeds $32.7 million in 2019 dollars (using the U.S. Dept. of Transportation, Benefit 

Cost Analysis Resource Guide and the U.S. Bureau of Labor Statistics, Inflation Calculator).  As 

such, the proposed Airport Access Road SR 525 access management and intersection 

improvement is expected to generate an economic benefit attributed to accident cost avoidance 

of approximately $3.4 million per year. 

I.C. CERB MINIMUM REQUIREMENTS 

This study is aimed at outlining a clear strategy offering realistic prospects for improved economic 

vitality in south Island County.  What follows is a summary of the statement of responses to the 

minimum requirements that this study is to address with future CERB application for the Prospective 

Development Construction Program.  For each CERB item listed below, reference is also made to 

portions of the report in which the topic is discussed in more detail. 

A. A product market analysis linked to economic development.  

Detailed elements of the project market analysis area provided in Section II Market Analysis portion 

of this economic feasibility study report. The Airport Access Project offers the unique opportunity to 

create what is described in this feasibility study as a high tech eco-industrial business park. 

B. A market strategy containing action elements linked to industries.  

The recommended market strategy, is based on a three-step action agenda that includes the 

following: 

1. Proceed with Road Improvement District (RID)  implementation: including development 

of an Engineerôs Report for the formation of a RID. This step entails continued property and 
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stakeholder outreach to garner support for a new local assessment that would generate a 

targeted amount of $1 million in construction funding over time (27% of project construction 

cost). Starting in 2020.  

2. Island County and/or a private developer (if P3 is pursued) would secure $1.7M in 

advance financing through loans from state agencies (e.g., CRAB, CERB, Washington State 

Transportation Infrastructure Bank) or private lenders. Such loans would be paid back 

through a mix of existing and new dedicated revenue sources which are described in this 

report (see Section III). 

3. Consider public-private partnership (P3) and related development agreements for 

segments of roadway construction (starting this year). This could entail private construction 

or roadway segment(s) and advance financing of $1M for the RID in exchange for 

development entitlements (with Island County and WSDOT consent agreements). 

4. Prepare a Porter District high tech eco-industrial park development prospectus with 

leadership and marketing by the Economic Development Council for Island County (EDCIC), 

as part of a cooperative effort that will benefit from participation by major property owners, 

local business establishments, the Port of South Whidbey, Whidbey Telecom, and the 

Washington Dept. of Commerce, Rural Community Assistance Center.   

C. Iden tification of target industries.  

As described in Section II of this report, the recommended target activity clusters associated with this 

economic development concept includes: 

 ̧ New rural high tech eco-industrial parkðfocused on light industrial and advanced 

manufacturing operations (e.g., design, engineering, software, publishing and supply contractors 

for regional businesses) as well as artisan/maker spaces.  

 ̧ Cannabis/hemp/specialty food production and indoor/outdoor nursery and greenhouse uses.   

 ̧ Commercial food and entertainment spacesðan immediate catalyst per current business 

interest. 

 ̧ Airpark expansionðwith a moderate increase in operations over time, and flight training, 

certified emergency response team (CERT) activity, and hangars and fixed base operators.  

 ̧ Ancillary workforce housingðas part of business expansion in the rural employment center (as 

allowed by Island County planning). 

 ̧ Surrounding rural residential, institutional and recreational usesðencompassing and 

supporting the Porter District. 

D. Identification for group responsible for implementing the marketing strategy. 

Describe the groupõs capacity to complete the responsibility. 

This feasibility study recommends that Island County take the lead in role for the 

implementation and coordination of all action agenda items. Island County will pursue project 

design/permitting of the roadway, capital improvement programming and obtain funding agreements 

with local property owners and state agencies.  
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Island County will continue to work with the Crawford Road Association and local property owners 

and concerned stakeholders. 

Marketing of the employment lands served by the Airport Access Road will require leadership 

from the Economic Development Council for Island County (EDCIC), as part of a cooperative 

effort that will benefit from participation by major property owners, local business establishments, 

the Port of South Whidbey, Whidbey Telecom, and the Washington Dept. of Commerce, Rural 

Community Assistance Center.   

As the state designated Associate Development Organization (ADO), the Economic Development 

Council (EDCIC) for Island County represents the broad interests of the community, and works to 

diversify and strengthen the local economy, preserve and progress the quality of life of islanders, and 

stabilize the economic interests of Whidbey and Camano Islands. 

E. The siteõs appropriateness by addressing, at minimum, appropriate zoning, affect to the 

state or local transportation system, environmental restrictions, cultural resource review, and 

the siteõs overall adequacy to support the anticipated development upon project 

completion.  

As mentioned below, the proposed Whidbey Airpark Access Project will provide primary 

public access to 117 gross acres of vacant and part vacant AP industrial land area.  This 

developable land area has the capacity to accommodate a wide variety of light and heavy industrial 

uses, commercial uses, and ancillary housing. 

In addition to direct connection to WA State Route 525 and the Whidbey Airpark, the infrastructure 

provided for the employment area to be served by the proposed Airport Access Road includes: 

Water:   VISTAIRE is service provider.  They have adequate water capacity for additional 

development. 

Sanitary Sewer: no service.  City of Langley provides sewer service appox. 1.4 miles away and 

would require lift station(s) and permitting through Rural and Forest zoned land. 

Broadband/Telecom: Whidbey Telecom provides BiG GiG fiber access with up to 10 gigabit 

upload/download speeds. 

Fire/Police Service: South Whidbey Fire/EMS, Island County Sheriffôs Office. 

There are no known significant environmental restrictions for development of the proposed roadway 

or adjacent AP employment lands.  

F. A location analysis of other adequately served vacant industrial land.  

The proposed south Island County Airpark Access Project will provide access to the Whidbey 

Airpark and the primary industrial location in all of south Island County.  This area of South 

Whidbey Island is located near WA State Route 525 and within a 30-minute drive/ferry transport of 

Everett, WA, which is considered to be the northern gateway to the greater Seattle-Tacoma 

Metropolitan Area. 
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The area served by the proposed Airpark  Access road is zoned ñAirportò (AP),  is the only zone 

in South Island County that permits a wide mix of ñindustrial and employmentò uses (please 

refer to Appendix A for a complete list of permitted and conditional uses allowed in the AP zone).  

While there are three Rural Center zones in 

South Island County and commercial zones in 

the City of Langley, those areas do not outright 

permit the industrial uses allowed in the AP 

zone, such as: 

ƴ Airport facilities  

ƴ Fire stations 

ƴ Light manufacturing uses 

ƴ Minor utilities 

ƴ Research and development uses  

ƴ Storage, outdoor and mini storage  

ƴ Warehouses 

ƴ Water tanks 

ƴ Marijuana/hemp producer   

ƴ Remote tasting room 

ƴ Winery 

ƴ Cidery 

ƴ Brewery 

ƴ Distillery  

ƴ Events  

The AP area includes 29 tax lots with approximately 178 gross acres.  After adjusting for land 

dedicated to the Whidbey Airpark runway and aprons, the remaining land area in the AP zone 

includes approximately 31 acres of developed area, 32 acres of partially developed area, and 85 acres 

of undeveloped area (see Exhibit 1 ).  
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Exhibit 1 AP Zone Land Area  

Classification Gross Acres % 

Developed 31 17% 

Airfield Runway 30 17% 

Partially Developed 32 18% 

Undeveloped/Vacant 85 48% 

Total 178 100% 

Source: Island County Assessor, July, 2018. 

Another unique advantage of the vacant industrial land within the AP zone includes proximity 

to the Whidbey Airpark (FAA identifier W10).    This privately-owned airport has a 2,270 x 25 ft. 

runway with 10 based aircraft.  In 2017, the airport recorded 14,235 operations (77% transient 

general and 23% local general).   

In addition to the airpark, the area that 

will be served by the proposed Airport 

Access Road currently includes 9 

businesses with 90 employees (full and 

part time) on AP land.   

The new roadway will also provide 

primary access for approximately 42 

residential dwellings which are mostly 

located on ñRuralò zoned land served by 

Crawford Road (private roadway).   

The businesses, church and residential 

dwellings served by the proposed Access Road are currently within the Crawford Road Association, 

which is the private entity that is responsible for the ownership and management of Crawford road.   

The association charges annual assessments based on development types: ranging from $300 per 

dwelling unit; and $1,300 to $1,600 per businesses (based on roadway usage). 

G. Total funding for the public facility improvements is secured or will be secured 

within a given time frame . 

Island County Public Works has been planning the Whidbey Airpark Access Project for several 

years.  After conducting a roadway alternatives analysis, the Office of the Island County Engineer 

continued to work with project stakeholders and the Island County Commission to narrow down the 

alternatives and advance preliminary engineering for a locally preferred alignment (see Exhibit 

below).  The estimated capital cost of the new roadway has been estimated by Island County to be 

approximately $3.7 million, excluding extraordinary contingencies. At this time, all ROW costs are 
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expected to be dedicated to Island County by adjacent property owners (including South Whidbey 

Parks and Recreation District) and others as a condition of future development approval.  

This study included an overview of existing and potential local roadway funding sources (see Section 

III ).  A summary of estimated project costs is provided below. At this time, the Island County 

Commission has committed $1 million to project design/permitting and construction.  This level of 

funding is expected to leverage state and federal grants or loans that equate to $1.7 million to 

complete the initial phase of construction between SR 525 and Crawford Road.  It is expected that 

additional funding totaling $1 million will be derived from developer contributions and special 

assessments through formation of a Road Improvement District.  

Project design is scheduled to occur in 2019-2022.  ROW and construction easement acquisition is 

planned for 2020-2022, with construction scheduled for 2022-2023.  

Whidbey Airpark Access Project Roadway Cost Estimate  

 
Source: Island County Public Works, and FCS GROUP. Costs stated in 2019 dollars. 

Additional infrastructure costs associated with water, telecommunications, power, etc. will be borne 

by utility providers and/or private developers.  

A future phase of the Airpark Access Road includes expansion beyond Lake Leo Way to Venturri 

Way, which functions as the primary entrance to the Whidbey Airpark. This extension would add at 

Project Element Cost Potential Funding Sources

SR 525 to Crawford Rd. $2,700,000Island County ($1M Road Rund), Grants/Loans ($1.7M)

Crawford Rd. to Lake Leo Way$1,000,000Local Road Improvement District ($1M)

Total $3,700,000
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least another $800,000 in project costs, and will be considered in the future after initial phases are 

constructed.  

H. An analysis of how the project will assist local economic diversification efforts.  

The Whidbey Airpark Access project will benefit the general public and local residents/workers by 

providing public access to south Whidbey Islandôs primary industrial area.  In addition to providing 

enhanced safety (through improvements to the SR 525 intersection and through emergency response 

access to the Whidbey Airpark), this project is critical for retaining and attracting living wage jobs by 

facilitating development of vacant and underutilized industrial lands.  

This feasibility study has identified that there are 9 businesses employing 90 employees (FTEs) that 

are currently operating within the AP zone.  This includes some of Island Countyôs largest private 

employers.   It is expected that improved public access will enhance the image of ñPorter Industrial 

Areaò and create opportunities for business expansion by improving access to workforce and 

markets. 

As shown in the table below, there is a wide diversification among existing business sectors and 

employment positions.  Average wages range from $18,000 for part time service workers to $88,000 

for advanced engineering technical service positions.  Overall the estimated average annual wage 

within the Porter Industrial Area is now approximately $41,000.    

 

Enhanced public access to 85 undeveloped acres and 32 underdeveloped (partially vacant) acres 

of industrial land area will create new employment site development opportunities.   

As reflected by this study, given the regional growth trends and forecasts for employment and 

population increases, the Porter Industrial Area is expected to retain 90 jobs and attract 100+ 

new jobs (FTEs) over 20 years.  The types of jobs expected include a mix of light industrial, 

general manufacturing, local warehousing, high tech support services, and businesses engaged in 

Business Name Address

# of 

EmployeesNAICS Sector Description Average Wage

Mukilteo Coffee 3228 Lake Leo Way 37 311

Food and Beverage Manufacturing/ 

Food Services and Events $17,951 - $62,940

Heinz Marine 5076 Crawford Rd 3 441Boat Retail and Repair $28,641

Health Care International 5325 Crawford Rd 7 423Wholesale Trade/ Medical $69,131

Porter Public House* 5417 S Crawford Rd 20 - 32 722Food Services and Events $27,000

Quicksilver Engineering 5247 S Crawford Rd 4 541Technical Services $88,000

Quicksilver Printing 5248 S Crawford Rd 1 323Hi Tech Support Services $81,000

Self Storage 5489 Crawford Rd 1 531Misc. Services $28,389

Island Ductless Heat 5227 Crawford Rd 10 238Construction/Specialty Contractors $43,457

Cultus Bay Glass 3230 Lake Leo Way 1 711Specialty Trade and Arts $17,190

Total 90 $40,928

Existing Airport Access Road Businesses, 2019

Compiled by FCS GROUP.

NAICS: North American Industrial Classification Code.

Employee estimates provided by Crawford Road Association, 2019

Sources: Wage data: Employment Secuirty Department of Washington State, 2018 QCEW 

* formerly named Roaming Radish.
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food service/events.  Moderate increases in airpark operations and fixed base aircraft is also likely, 

with development of new hangars, aviation support services and airpark housing.  

The AP zone is expected to support housing development of 20 to 40 dwellings (30 dwellings at 

midpoint) over the next 20 years.  Some additional housing is expected to occur on adjacent ñRuralò 

zoned land. Note, these forecasts assume no public sewer connection is provided to the current 

Sanitary Sewer System operated by the City of Langley; growth forecasts could be double with 

sewer connection albeit at a high cost for sewer connections and pumping. 

I. Indicate specific issues to be addressed.  

The Whidbey Airpark Access Project will address four issues most critical to sustained economic 

competiveness of south Island County, including: 

ƴ Private investment and employment opportunities (job retention and creation) for family 

wage jobs within south Island County. 

ƴ Opportunities for workforce housing development, as part of ancillary uses allowed with 

business development in the AP zone. 

ƴ Funding for required transportation and related infrastructure investments; including funding 

partnerships with County, state and local (private) property owners.  

ƴ Safety access improvements; with a new intersection with SR 525; and enhanced emergency 

response access to Whidbey Airpark.  

J. List one or more economic outcomes that you expect from the proposed CERB 

project.  

Economic Outcomes anticipated with the construction of the Whidbey Airpark Access Project are 

detailed in the Economic and Fiscal Impact Assessment portion of this report.  They include: 

ƴ Permanent Direct Jobs 

ƴ Indirect/Induced Jobs 

ƴ Living Wages 

ƴ Workforce Housing Units 

ƴ Short-term Construction related benefits 

ƴ Accident Avoidance (safety benefits along SR 525) 

ƴ Induced General Fund Revenues for Island County from local sales and use taxes, property 

taxes and state shared tax revenues 

The primary objective of any CERB capital grant/loan request will be achieving a wage profile for 

benefitted employers in excess of the Island County median wage ($39,000 in 2017).   

K. Describe th e specific, quantifiable measures of the outcomes that will indicate success. 

Describe in measurable terms what you expect to be able to show as progress toward the 

outcome for each year before the whole outcome has been achieved . 

Key measures of success for this project include: 
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ƴ Level of private value expected to be derived from the Road Improvement District and ROW 

dedications; 

ƴ Existing and new businesses and related employment and wages 

ƴ New private investment in buildings and capital improvements 

ƴ Assessed valuation  

L. Describe what data you will collect to determine whether the outcome is being 

achieved.  

Regularly updated datasets that should be available consistent with the study area includes: 

ƴ Annual listing of study area businesses, employment and wages 

ƴ Square footage of new building space developed, for employment, residential and other uses 

ƴ Assessed valuation for land and improvements 

ƴ Property tax revenues 

ƴ Road Improvement District assessment valuation and revenues 

ƴ ROW dedication valuations  

M. Describe the data collection procedure including when data will be collected, 

from whom and by whom.  

Island County engineering and/or planning staff would have the overall responsibility for data 

collection and management.  Island County would likely need to establish protocols with independent 

organizations, such as the Crawford Road Association and/or the Economic Development Council for 

Island County (EDCIC) for the compilation of similar information among businesses and 

developments within the study area.  This may involve agreements with affected properties to 

provide outcome metricsðincluding payroll/wage information in a manner that is mutually 

determined.  

Data compilation is proposed to occur consistent with agency reporting cycles on an annual basis. 

The term of the data collection process is proposed to be for a period of not to exceed 10 years or as 

otherwise mutually agreed with the State of Washington/CERB program. 

Anticipated data collection responsibilities are outlined as follows: 

ƴ Island County engineering or planning staffðfor annual compilation and management of 

all data outlined, including RID assessments, revenues and ROW dedication valuation. 

ƴ Island County Assessor/GISðbuilding square footages, land and improvement valuations, 

and property taxes by land use type (employment, residential, etc.) 

ƴ Economic Development Council for Island County (EDCIC)ðfor business survey data 

including business names, locations, number of employees, wages (subject to confidentiality 

requirements). 

ƴ U.S. Census On-The-Map-for employment and payroll estimates, if not available from other 

sources. 
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N. The estimated median hourly wage of the jobs created when development 

occurs.  

A key objective of the CERB infrastructure investment is to leverage economic development that will 

result in wages exceeding the Island County median ($39,000 in 2017).  For any project with CERB 

resources, it is understood that the median wage of those employed in the study area most directly 

benefited will exceed the current Island County median wage (shown by Washington Employment 

Security data to be $20.16 per hour in 2017). 

O. If the project is determined to be feasible, the following information must be  

provided.  

FCS GROUP conducted an analysis of the economic and fiscal impacts associated with the Whidbey 

Airpark Access Project using the IMPLAN (for a summary of the IMPLAN model methodology 

please refer to Appendix A) with values escalated to 2019 dollar amounts.  Modeling input 

assumptions include construction-related and permanent benefits.  Key inputs include the 20-year 

development program assumptions described in Section II and the project construction cost 

assumptions noted in response to item G above.  

Specific findings include: 

a. Total jobs created (in FTEs). 

i. Based on estimates discussed earlier in this report, direct permanent net new 

employment impacts within 20 years is projected to range between 87 and 

120 full time jobs (midpoint of 101 jobs).   The expected mix of net new jobs 

over the first 20 years is expected to consist of 78% light industrial and 22% 

service professions.  

ii.  In addition, it is expected that the 90 existing jobs in the project area will be 

retained as a result of the Crawford Road project.  

iii.  Direct employment benefits are expected to leverage additional indirect 

(supply chain) and induced (secondary spending) employment within Island 

County.  Using the IMPLAN multiplier for the region, the indirect/induced 

employment created by the net new jobs will support another 35 jobs within 

Island County.  

 

b. Describe benefits offered to employees. 

i. Given the target industries expected to locate in the airport area upon 

completion of Airpark Access Project, benefits will vary based on the job 

type. For most jobs, especially those employed in industrial and management 

roles, benefits will include insurance and retirement contributions. For part 

time retail and accommodation and food service positions benefits will likely 

be limited.  

ii.  Using IMPLAN model outputs, the average labor compensation for the direct 

employment that is attributed to the Airpark Access Project is $83,525 per job 

(2019 dollar amounts).  This includes $46,891 in average wages and $36,634 

in benefits. 

iii.  The annual value of benefits (excluding direct wages) is estimated to be 

between $3.2 million and $4.2 million (midpoint of $3.7 million). It is 
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estimated that the 90 existing jobs in the project area provide $3.3 million in 

benefits. 

 

c. Describe the median hourly wage of the new jobs in relation to the median 

hourly county wage. 

i. According to the latest data available from the Washington State Department 

of Employment Security, the average hourly wage in Island County was 

$20.16 in 2017. Based on projected employment growth upon the completion 

of Airpark Access Road hourly wages earned in those jobs is expected to be 

$22.52.  

  

d. The county three-year unemployment rate in relation to the state rate. 

i. As mentioned earlier in this report, the unemployment rate in Island County 

has been slightly higher than the Washington statewide average. Specifically, 

Island Countyôs unemployment rate was: 5.8% in 2016, 0.5% higher than the 

statewide average; 5.2% in 2017 which was 0.4% higher than the state 

average; and 5.3% in 2018 which was 0.8% higher than the statewide 

average. 

 

e. County population change in the last five years. 

i. According to the latest data available from the Washington State Department 

of Employment Security, population in Island County has increased 5.2% 

between 2013 and 2018, moving from 79,700 to 83,860 over the last five 

years. 

 

f. The estimated jobs created represent what percentage of the countyôs labor 

force. 

i. Based on Washington State Employment Security Department data, Island 

County was home to a civilian labor force of 34,352 in 2018. As stated above, 

the Airpark Access Project will result in between 87 and 116 jobs (101 direct 

jobs at midpoint by year 20). This would represent employment for between 

0.3% and 0.4% of the countywide labor force. Including the 90 existing jobs 

in the project area increases the share of countywide employment to between 

0.5% and 0.6% of the countywide labor force. 

 

g. The estimated jobs created represent what percentage of the countyôs 

unemployed workers. 

i. Based on Washington State Employment Security Department data, Island 

County was home to 1,821 unemployed members of the civilian labor force in 

2018. As stated above, the Airpark Access Project will result in between 87 

and 116 jobs (101 jobs at midpoint) by year 20 which would represent 

employment for between 4.8% and 6.4% of the countywide unemployed labor 

force.  
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h. Estimated new annual state and local revenue generated by the private business. 

i. IMPLAN modeling based on projected employment discussed above suggests 

annual net new federal, state and local revenue impacts ranging from $2 

million and $2.6 million (midpoint of $2.3 million). State and local impacts 

range from $700,000 and $900,000 (midpoint of $800,000). As indicated in 

the following pie chart, the 20-year development program within the project 

benefit areas is expected to generate nearly $27 million in taxable assessed 

value and will result in annual net revenue creation for several local taxing 

districts.  

ii.  Federal tax revenues range between $1.3 million and $1.7 million (midpoint 

of $1.5 million).  

iii.  Annual state and local property taxes based on net new investment and job 

creation are projected to increase to $200,000.  A summary of annual property 

tax revenue distribution by taxing district is shown in Exhibit 2 . 

iv. The retention of 90 existing jobs in the project area would add another $2 

million in federal, state and local tax revenues to overall project benefits. 

 

Exhibit 2: Projected Annual Net New Property Tax Revenue for Island County tax districts, 

Year 20  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

i. Estimated private investment generated by project.  

i. Upon completion of the Airpark Access project it is expected that industrial, 

commercial and residential construction will result in between $22 million 

and $32 million (midpoint of $27 million). Approximately three-quarters of 

this investment is expected to be in industrial/commercial property 

improvements and the remainder for ancillary workforce housing.   
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Section II.  MARKET ANALYSIS 

II.A. DEMOGRAPHICS  

Population  

Between 2000 and 2018 Washington 

has experienced significant 

population growth as job 

opportunities have become abundant 

throughout the Pacific Northwest. In 

Island County this population 

growth has been strongest in its 

southern portion. From 2000 to 

2018, South Island County grew at 

an average growth rate of 1.05%, 

moving from 16,359 people in 2000 

to 19,735 people in 2018. 

 

 

 

During that same 2000 to 2018 

timeframe, South Island Countyôs 

growth rate has outpaced both the 

County-wide growth rate as well as 

Oak Harbor, the Countyôs most 

populous city.  

 



South Island County  CERB Feasibility Study 

August 2019   page 17 

 

 

 

The strong population growth in 

Washington and in Island County is 

likely to continue through 2040 

according to Washingtonôs Office 

of Financial management. Island 

Countyôs population growth 

scenarios range from a low-end 

projection of -0.53% to 1.90% on 

the high end. Should the trends 

identified earlier continue 

population growth in South Island 

County could range from -0.43% to 

2.24%. These growth rates translate 

to a 2040 South Island County 

population ranging from 17,931 to 

32,150.  

 

Education  

South Island County is well-

educated, with about 78% of 

adults over 25 years having a 

bachelorôs degree or higher. In 

comparison, about 68% of the 

same category in Washington has 

a bachelorôs degree or higher.  
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Housing  

The current housing stock in south 

Island County is dominated by single 

family homes, which make up over 

89% of all housing units. In 2017, 

there was about 11,738 total housing 

units in south Island County.  

 

 

 

 

 

 

 

 
At current levels of new residential 

construction, south Island County is 
expected to add almost 3,000 

housing units over the next 20 years, 

increasing total housing from 11,738 
to 14,730.  

 

 
 

 

 

 
 

 

 
 

 

 

 

As part of this CERB feasibility study, interviews with local business managers and 

economic development officials indicated that a key issue facing South Island County is 

the current lack of attainably-priced workforce housing.  As a result, businesses have a 

difficult time finding employees that can afford to live on Whidbey Island.  There is an 

opportunity for the Porter Area to accommodate new workforce housing development 

opportunities.  
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II.B. LABOR FORCE AND EMPLOYMENT 

Existing Economic Conditions  

Employment in Island County has 

increased significantly between 1990 

and 2018 with major job losses during 

the 2000 recession and slight 

decreases between 2005 and 2014 and 

highs observed through the most 

recent years. Most recent estimates 

suggest that leading industries in 

Island County include government, 

retail, accommodation and good 

services, health care, and 

construction.  

 

 

 

 

Unemployment in Island County 

has closely followed the 

Washington statewide average 

with slightly higher rates for most 

of the last 18 years (5.3% 

compared with 4.5% in 2018).  
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Employment Projections  

To prepare the low, medium, and 

high projections of employment 

growth for south Island County, the 

historical rate was used as the low 

estimate and the rate provided by the 

Employment Security Department of 

Washington State was used as the 

high projection. According to these 

projections, south Island County can 

expect to add between 107 and 304 

new jobs by 2025.    

 

 

 

 

 

By the current projections, south 

Island County is expected to see the 

most employment growth in areas 

other than Government and Retail. 

When considering total employment 

growth, South Island County can 

expect about 1.6% average growth 

per year. 

 

 

 

 

Cultural  Resource  Review  

A review of the Washington State Department of Archaeology and Historic Preservation site 

(dahp.wa.gov) was completed using the Washington Information System for Architectural and 

Archaeological Records Data (WISAARD) mapping tool. A map search was completed for each the 

area which would be impacted by the construction of an improved Crawford Road.  The search was 

completed to determine if any known cultural resources are present within the limits of the project 

area or adjacent to the sites that may impact future development or necessitate additional cultural 

resource analysis or design alternates.   The review was completed for Sections T29R03E 8 and 

T29R03E 9. 
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In neither of these sections were there historic properties or publicly registered historic points or 

barns. 
 

Depending on the funding source for the future projects associated with the construction of Airpark 

Access Project and associated infrastructure, a full cultural resource survey specific to the sites may 
be necessary along with State Historic Preservation and Tribal Historic Preservation consultation by 

the funding agency.  This survey and consultation are required for all federally funded projects as 

part of the National Environmental Policy Act (NEPA) guidelines. 

II.C. TARGETED INDUSTRIES 

The method used to identify target industries for the employment area served by the Airpark Access 

Project takes into account local and regional trends and job growth forecasts discussed earlier in this 

Section.  The identified target industries also take into account current zoning regulations, other 

competitive sites in south Island County, and input received from the project advisory committee. 

Business location quotients (LQs) have also been evaluated to determine the relative potential for 

pent-up demand and the comparative advantages south Island County has in attracting employment 

sectors. The LQ analysis determines business sectors that are clustered in Island County in 

comparison to the Washington state average. LQ analysis reveals what makes the local economy 

ñuniqueò in comparison to a broader geography. The LQ analysis in this study indicates existing and 

emerging business clusters present in Island County based on their size (as measured by 

employment) and projected 5-year job growth potential. The data used for the cluster analyses were 

derived from the Washington Office of Financial Management and Washington Office of 

Employment Security 2016 wage and salary employment statistics (Exhibit 3).    

The bubble chart below analyzes significant industries in Island County. In this chart, the size of each 

bubble represents the total 2016 employment in that industry. Industries closer to the top of the chart 

are projected to experience relatively greater growth between 2016 and 2021. An industryôs position 

along the horizontal axis, meanwhile, indicates the location quotient of Island Countyôs businesses 

relative to the rest of Washington. The location quotient measures how concentrated an industry is a 

specific area.  

For example, the location quotient of ñGovernmentò is 1.7, which indicates that government jobs are 

1.7 times more likely to locate in Island County relative to the Washington State average. This high 

LQ reflects the concentration of federal military employment, such as Whidbey Naval Air Station.  

Roughly speaking, the industries above the horizontal axis (higher than average job growth forecast) 

and to the right of the vertical axis (higher than average LQ) can be considered as growing and 

naturally occurring employment sectors. These industries are more concentrated in Island County 

than in the surrounding area and are expected to experience job growth in the future.  

Existing Industry Clusters  

The primary sectors in this category include: 

ƴ Government 
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ƴ Retail trade 

ƴ Accommodations 

ƴ Food services 

ƴ Real estate  

ƴ Arts, entertainment and recreation. 

Potential Pent -up Industry Clusters  

Sectors that are projected to have higher than average job growth but are not yet well concentrated in 

Island County may represent pent-up demand.  The ability to serve light industrial land with a new 

Airpark Access road will allow these types of industries to expand in south Island County. 

ƴ Information, software and internet publishing 

ƴ Professional and technical services  

ƴ Specialty manufacturing  

Exhibit 3 Location Quotient Analysis, Island County, 2016 -2021 

 
















































































































